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The Planner’s Guide to Specific Plans

Introduction

This guide updateSpecific Plans in the Golden plan, and provides examples and references to unique
State originally written by the Office of Planning and or innovative plans prepared throughout the state.
Research in 1989. Since the original publication, spe- While researching this guide, the Office of Plan-
cific plans have evolved in use and creative applicaning and Research reviewed the preparation and adop-
tion. However, specific plans continue to function adion of specific plans and the related environmental
versatile tools for implementing general plans withoudocuments. In addition, we examined those specific
substantial legal challenge to the nature of their us@lans which have received APA Comprehensive Plan-
They systematically implement the general plan for alhing Awards and others which are commonly viewed
or part of the area under its scope in any of three wayas exceptional. We have reviewed all of the post-1984
1) by acting as statements of planning policy that refineourt cases concerning specific plans and detailed the
the general plan policies applicable to a defined area, B)ost relevant cases on the subject.
by directly regulating land use, or 3) by bringing  The Planner's Guide To Specific Plasswritten
together detailed policies and regulations into a foprimarily as a guide to counties and general law cities;
cused development scheme. however, charter cities will find the information con-

The use of specific plans, in many cases, has gortained herein to be relevantin their use of specific plans
beyond the original legislative intent and incorporatecs well. Although charter cities are exempt from the
detailed development plans with environmental polispecific plan statutes contained in Government Code
cies, programs and goals to create defined areas whig65450-65457, once a charter city adopts a specific
are functional, livable, and affordable and which offemplan, the city must make findings of consistency be-
the sense of place commonly envisioned in the creatidween the specific plan and any proposed tentative
of the general plan. Although specific plans are beingubdivision map before the subdivision can be ap-
used for projects ranging from “new towns” to manu-proved.
facturing and warehousing developments, there re- The information contained in this document is
main many basic uncertainties about what a specifimeant to provide direction and references to planning
plan is, how it functions, its relationship to the imple-practitioners for the development of specific plans.
mentation of the general plan, and the extent of itlterested individuals and other participants involved
powers. in local land use planning may also find it useful. The

The purpose of this document is to clarify thesesuggestions for style, format and techniques are meant
uncertainties and provide new and innovative example®s be advisory only and should not be construed as
of specific plans and their use. It examines the pertinetieing mandatory. All references are to the Government
statutes (Government Code 865450 et seq.), sugge§isde unless otherwise noted.
guidelines for the preparation and implementation of a
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Part One:
The Specific Plan

The Specific Plan adoption of a specific plan: 1) adoption by resolution,
which is designed to be policy driven, or 2) adoption by

A specific plan is a tool for the systematic imple-ordinance, which is regulatory by design.
mentation of the general plan. It effectively establishes The adoption of a specific plan is a legislative act
a link between implementing policies of the generakimilar to adoption of a general plan or zoning ordi-
plan and the individual development proposals in aance. Therefore, specific plans may be subjected to
defined area. A specific plan may be as general aster initiative and referend&' ¢st v. Thoma&l984)
setting forth broad policy concepts, or as detailed a36 Cal.3d 561 anbDeVita v. County of Nap#1995) 9
providing direction to every facet of development fromCal. 4" 763). (For further discussion see Section 4)
the type, location and intensity of uses to the design and
capacity of infrastructure; from the resources used tSpecific Plan Attributes &
finance public improvements to the design guidelineDisadvantages
of a subdivision.

A specific plan may encompass an area as large or A thorough specific plan can enable planners to
larger than the 2,800 acres affected by the Ahmansaifectively implement selected long term general plan
Ranch Specific Plan in Ventura County, or as small agbjectives in a short time frame. The enabling statutes
a single acre. A specific plan may be developed iare flexible, allowing public agencies to create stan-
response to a single policy issue, or to address eadards for the development of a wide range of projects
applicable policy of the general plan. It may alsoor solutions to any type of land use issues. The plan
diverge from the issues contained in the general plamay present the land use and design regulations which
into other subjects viewed by the community as beinguide the development of a city center, such as the
of relevance. Santa Monica Civic Center Specific Plan, or incorpo-

To an extent, the range of issues that is containadte land use and zoning regulations, infrastructure
in a specific plan s left to the discretion of the decisionplans, and development approval processes for the
making body. However, all specific plans, whetherdevelopment of residential, office, commercial and
prepared by a general law city or county, must complgpen space uses, such as the City of Folsom’s Parkway
with Sections 65450 - 65457 of the Government CodeSpecific Plan and Design Guidelines. The plan may be
These provisions require that a specific plan be consisrganized into a concise set of development policies
tent with the adopted general plan of the jurisdictiorand include land use regulations, a capitol improve-
within which it is located. In addition, specific plans ment program, or financing program within a single
must be consistent with any Airport Land Use Plardocument.
pursuant to Public Utilities Code §21676. In turn, all A specific plan may be used to implement the
subsequent subdivision and development, all publipolicies of an optional economic development element
works projects and zoning regulations must be consi®f a general plan. Policies of the general plan which are
tent with the specific plan. specific to financing infrastructure improvements and

The initiation of the specific plan process may beextensions, or cost recovery programs may be imple-
motivated by any number of factors including developmented by matching land uses with supporting public
ment issues or the efforts of private property ownerdacilities. This is done to assist development engineer-
elected officials, citizen groups, or the local planningng departments and developers avoid ineffective or
agency. As with a general plan, the authority forundersized streets, sewers, water lines, and other nec-
adoption of the specific plan is vested with the locakssary improvements. In addition, it may directly im-
legislative body pursuant to 865453(a). However, unpose exactions in association with the general plan’s
like the general plan, whichis required to be adopted bgapitol improvement policies.
resolution (865356), two options are available for the
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The specific plan process must provide opportuni-  land, including open space, within the area cov-
ties for the general public, as well as residents located ered by the plan.
within planning areas, to assist in the planning of thei(2) The proposed distribution, location, and extentand
particular communities. Public involvement helps de- intensity of major components of public and pri-
fine the community’s vision of future growth and vate transportation, sewage, water, drainage, solid
development. waste disposal, energy, and other essential facili-

Future development proposals may benefit from ties proposed to be located within the area covered
the foundation created by the specific plan. For ex- by the plan and needed to support the land uses
ample, a Program EIR adopted to fulfill the plan’s  described in the plan.

CEQA obligation may streamline the processing o{3) Standards and criteria by which development will
subsequent discretionary projects by obviating the proceed, and standards for the conservation, devel-
need for additional environmental documentation. opment, and utilization of natural resources, where

The specific plan represents a good tool for devel-  applicable.
oping a community “sense of place.” A creative and4) A program of implementation measures including
innovative specific plan may bridge-the-gap between regulations, programs, public works projects, and
monotonous urban development and a livable neigh- financing measures necessary to carry out para-
borhood. graphs (1), (2), and (3).

The specific plan also has disadvantages. Thegb) The specific plan shall include a statement of the
include the time, cost, and obligation of staff resources. relationship of the specific plan to the general plan.
To be effective, the plan requires the collection and (The entire specific plan statute is included in
analysis of significant amounts of detailed data. SincAppendix B of this report for reference.)
most planning agencies do not have the staff to commit
to the preparation process, most plans include the The statutes apply equally to all counties and
involvement and cost of outside consultants. Similarlygeneral law cities. They do not apply to charter cities
the incorporation of the plan into the day to dayunlessincorporated by local charter or code. However,
planning processes may require the commitment afharter cities are required to comply with the Subdivi-
additional staff time, particularly when the plan estabsion Map Act’s findings requirements pertaining to a
lishes regulations which are only applicable to the aresubdivision’s consistency with a specific plan pursuant
affected by the plan. to 865455.

Further, specific plans prepared for a single project
may become obsolete if the projectis notimplemented-egal Adequacy
The result could include the need for extensive revision
or repeal. A specific plan must meet the minimum require-

The adoption of a specific plan does not vesments of the statute listed above in order to be legally
development by statute, but its entittements may badequate. Numerous specific plans reviewed by OPR
defined by development agreements and vesting tentsince 1984 commonly lack one or more of the follow-
tive maps. Specific plans themselves are dynamimg:
documents and may be subject to change. There are no
assurances to residents and project proponents that the Maps, diagrams or descriptions to adequately de-
plan will not be subject to future revisions. scribe the distribution, location, extent, size and

distribution of the major infrastructure compo-
nents needed to serve the project. Energy and solid
Statutory Requirements waste facilities are commonly overlooked.
» Athorough discussion of the implementation mea-

Section 65451 of the Government Code mandates sures necessary to carry out 865451 (a)(1-4).

that a specific plan contain: e A discussion of the methods to be used for infra-
structure financing and a program for implementa-
() A specific plan shall include a text and a diagram  tion.

or diagrams which specify all of the following in « A detailed statement of the relationship of the

detail: specific plan to the general plan, including consis-
(1) The distribution, location, and extent of the uses of tency between both plans and a comparison of

goals, objectives, and policies.
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* A discussion of how the plan implements thenances such as those regulating land use and subdivi-

policies of the general plan. sion. Area or community plans also provide forums for
resolving local conflicts among competing interests.
Area And Community Plans An area or community plan must be consistent with the

general plan of which it is a part.

Practicing planners in California have used avari-  Specific plans differ from area and community
ety of euphemisms to describe specific plans. Thplans in the following ways:
creative use and combination of planning terms to
describe the various planning tools has blurred the A specific plan is not a component of a general
distinction between specific plans, community plans, plan. Itis a separately adopted general plan imple-
and “area” plans to the extent that the terms are often mentation document.
misused. The following discussion highlights the dif-»  Specific plans are described by statute (865450 et
ferences among the plans. seq.). There are no statutes that specify the con-

A community plan is defined in Public Resources  tents of area plans.

Code §821083.3 as a part of the General Plan which () The purpose of a specific plan is the “systematic
applies to a defined geographic portion of the total area implementation” (§65450) of the general plan.
included in the general plan, (2) includes or references Neither community plans nor area plans have an
each of the mandatory elements specified in 865302 of emphasis on implementation. They are used to
the Government Code, and (3) contains specific devel- refine the policies of the general plan relating to a
opment policies adopted for the area included in the defined geographic area.

community plan, and identifies measurestoimplement Although a specific plan must be “prepared,
those policies, so that the policies which will apply to  adopted, and amended in the same manner as
each parcel can be determined. general plans” (865453), it may be adopted by

Area plans are not specifically mentioned in stat-  resolution or ordinance and may be amended as
ute; however, they are authorized under 865301(b), oftenasnecessary. Community and area plans may
which allows individual sections of the general planto  only be adopted or amended by resolution, and the
be devoted to a particular subject or geographic area. In  number of amendments is subject to the limits set
addition, they are also allowed as optional elements or out in 865358 for general plan amendments.
subjects under §65303.

Area and community plans address a particular  Specific plans are required under 865451(a)(2) to
region or community within the overall planning areaidentify proposed major components of infrastructure
of the general plan. An area or community plan isieeded to support planned land uses, as well as financ-
adopted as a general plan amendment. It refines tlieg mechanisms. Community plans and area plans
policies of the general plan as they apply to smallemay, but are not required to, contain similar analyses.
geographic areas, and is implemented by local ordi-
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Part Two:
Guidelines for Preparing

Specific Plans

The purpose of this chapter is twofold: (1) toEarly Direction:
outline a strategic approach to the preparation, adop- The work program should incorporate early policy
tion, and implementation of specific plans; and (2) tadirection from the legislative decision making body,
provide a detailed framework and explanation of thelefining the general direction for the specific plan and
statutory requirements for specific plans. In additionits objectives and policies. This direction may take the
this chapter provides a discussion of the Californidorm of precise guidelines for what the specific plan
Environmental Quality Act (CEQA) and the role it should accomplish, or a general vision of the planning
plays in the specific planning process. area.
This early direction may change as a result of
public input, committee recommendations, or new
I. Decision To Prepare A Specific Plan information obtained during the collection or analysis
of data. Regardless, the early policy direction will
Government Code 865450 provides that the locgbrovide staff, consultants, and the public a basis for
planning agency, planning commission and/or legislabeginning the process of preparing a specific plan.
tive body has the authority to initiate the preparation of
a specific plan. Private parties may also initiate a pla@onsultant or Staff Preparation:
as provided for by local agencies. An example of the The legislative decision making body has the dis-
initiation by a private party would be an application forcretion to decide who may prepare a specific plan.
a tentative subdivision map which, under a local subSpecific plans may be prepared by agency staff, by a
division ordinance or general plan policy, requires therivate consulting firm under a contract to assist staff,
concurrent preparation of a specific plan. or solely by a consultant performing the role of staff. In
other situations, specific plans may be a requirement of
a project and prepared by a project proponent or by a
11. Planning Process consultant under contract to the project proponent.
Private parties may also be responsible for preparing or
The following model is a maodified version of the contracting for the preparation of a specific plan as part
strategic planning process described in the 1988  of a project application. Whenever a consultant is
eral Plan Guidelinesand adapted to the intricacies of preparing the plan, the work program should require an
specific plans. This model is conceptual and may badministrative draft, so that staff can review progress
used as a reference to guide the selection or develogkthe plan. The agency must budget for sufficient staff
ment of a process which meets the needs of the respeesources to ensure that the administrative draft is
tive jurisdiction. Other comprehensive planning mod+eviewed for consistency with the general plan and
els are available which may achieve similar results. other regulations of the city or county.

A. The Work Program Adoption Deadlines:
Deadlines should be incorporated into the work

The preparation of a work program should be th@rogram to ensure the timely completion of the specific
first consideration after making the decision to prepargplan. The deadlines should be reasonable to ensure that
a specific plan. The program should set forth thehe quality of the product is consistent with the expec-
responsibilities the departments, consultants, and/@ations of the decision makers. Candidly, the adopted
individuals will take in each phase of the process. Itime lines are typically a product of the either the
addition, it should provide direction in the scope of thepolitical constraints of local legislative body, or the
work to be performed, the funding mechanisms, condevelopment proposals which will follow after the
sultants, public participation, and deadlines. adoption of the specific plan.

8
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The Permit Streamlining Act is not applicable toset forth by the specific plan. Land uses surrounding
the adoption of a specific plan. Therefore, prudencéhe planning area should also be analyzed and connec-
should prevail in the adoption of deadlines which ar¢ions/transitions/buffers between uses designed to en-
functional and realistic. sure compatibility with those allowed by the specific

plan.
Public Participation:

The participation of those working or residing Environmental Conditions:
within a specific plan area or more broad participation  An evaluation of the planning area’s natural envi-
of the local citizens can play an important role in theonment, including wildlife habitat, natural hazards,
preparation of a specific plan. Section 65453 states thahd resources, may provide direction to the type and
“A specific plan shall be prepared, adopted and amendedtensity of development which is planned to occur.
in the same manner as a general plan...” as suchhis analysis should also include an evaluation of the
opportunities for the involvement of citizens, publicexisting flood plain, seismic, slope and other con-
agencies, public utilities, civic education, and othestraints which will determine the intensity of develop-
community groups must be provided pursuant tanent and feasibility of implementing plans.

865351. For example, the City of San Jose utilizes the

assistance of a community-based task force composéufrastructure Constraints:

of property owners, business owners, residents, other The type and intensity of future development pro-

agencies, school districts, and other stakeholders wheosed by a specific plan is limited by the capacity of

preparing specific plans. The city credits this involve-existing infrastructure or the ability to provide new

ment for the general support apparent during publipublic facilities. The analysis should identify available

hearings on and implementation of its specific plansopportunities for development, as well as potential
constraints resulting from the effect new development

B. Current Context may have on schools, roads, sewage systems, water
supplies and other public services and facilities. Exist-

The planningarea, as it currently exists, is a func-ing utilities, easements, and encumbrances of property
tion of past decisions and policies. Similarly, the develmay also restrict land use.
opment of a specific plan which serves as the basis for
decision making in the future is a function of theExisting Commitments and Policy Constraints:
existing social, political, economic, and physical envi-  Past approvals of development entitlements and
ronments. The community’s values and views of th@ther quasi-judicial and legislative decisions may have
existing planning area are determining factors in th@roduced limitations to the scope of the specific plan.

direction and focus of the specific plan. The adoption of agricultural preserves, vesting tenta-
tive maps, and development agreements may limit the
Planning Area Issues: type and extent of uses allowed, or restrictions to

Each planning area possesses characteristic issusvelopment under the specific plan. For example, the
which should be addressed by the specific plan. Thand use and minimum parcel size for a specific plan
issues may include those relevant to historic preservarepared for an area subject to agricultural preserve
tion, environmental quality, residential developmentcontracts will be limited by the minimum allowable
economic development, architectural regulation, comparcel size and uses established by local ordinance
mercial/industrial parks, and urban infill. These issuesonsistent with the provisions of the Land Conserva-
will form the basis for the detailed policies and imple-tion Act (Williamson Act) of 1965.
mentation measures of the specific plan.

C. Long Term Direction
Existing Land Use:

The existing uses of land within the planning area  As a tool for the systematic implementation of the
must be analyzed to determine the influence they wijeneral plan, specific plans should provide the mecha-
have and the role they will play under the specific plamism through which the long term direction of the
Existing agricultural, industrial, or floodplain open general plan is implemented. This direction should be
space uses may substantially affect the type of uséslanced against the objectives, policies, zoning ordi-
planned for adjacent properties. The continuation ofiance, subdivision ordinance, and other programs which
existing uses may dramatically affect the planned usesgill be implemented through the specific plan.
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Issues, Opportunities, and Assumptions: over time as individual development projects are de-

The issues which have been identified and perhagssgned for consistency with the plan.
were the impetus for preparation of the specific plan
should be systematically addressed through objed®. Steps for Consideration
tives, policies, and programs. The policies developed
to address the issues must be considered relative to the The following is a general list of considerations
direction provided by the general plan and the earlgnd information for inclusion in specific plans. It
guidance provided by the legislative decision-makingncludes statutory requirements for coordination and
body. Problems may often be resolved through creeview.
ative application of financing, design features, or at-
tributes of the planning area. Data Collection and Analysis:

Development and/or conservation opportunities  The information used in the early stages of specific
should be identified and utilized in the specific planplan preparation must be current and kept up-to-date
For example, land owned by the local agency withirthroughout the planning process. The previously iden-
the planning area may be suitable as a future publitfied issues, opportunities, assumptions, and initial
facility site, or land with significant habitat value may objectives will establish a direction for studies and help
be suitable for a mitigation banking program. Analyseso define the range of information necessary to com-
regarding infrastructure financing, ground water availplete the plan. Background information and technical
ability, and market demand may help decision makeranalyses should be included in the specific plan appen-
assess the viability of the plan in the future. dices for future reference and use in future projects.

The preparation of a specific plan requires deciThe amount of data collected and analyzed should be
sion-makers, planners, and the public to form certaisufficient to address any pertinent questions regarding
assumptions concerning the future of the planninghe plan and the plan area. This information should be
area. For example, assumptions might be made foramprehensive enough to satisfy the needs of both the
specific plan area traversed by riparian corridors thagpecific plan and its CEQA document.
open space, and perpetual conservation and mainte-
nance easements will need to be included for viabilitynformation Sources:
of the plan. A direct relationship exists between the quality of

the information used to prepare a specific plan and its
Formulating Objectives, policies, and implementa- effectiveness. Case study examples of other jurisdic-
tion measures: tions’ specific plans may provide angles for approach-

Objectives provide direction to the physical develing area issues. The Office of Planning and Research’s
opment of the planning area. As such, they help definBook of Lists (updated annually) can help to locate
the range and types of data necessary for preparing thecently adopted examples. In addition, the yearly
plan. Consequently, cities and counties should develagovards presented by the California Chapter of the
their initial objectives early in the preparation processAmerican Planning Association, recognize up-to-date
Objectives tend to be general and lack the focus whiokxamples of “good” plans. A number of text book
is required to foster a functional specific plan, but cameferences are available through the American Plan-
always be supplemented with more specific policiesning Association’s BookService which covers com-

A comprehensive set of policies should be develprehensive planning. Several publications track and
oped which define and implement the objectives. Polianalyze planning-related litigation including Daniel J.
cies should be written with consideration of theirCurtin, Jr.’sCalifornia Land-Use and Planning Law
implementation and the project specific implications.The State planning laws regulating planning, zoning,
The functionality of the policies will often determine and development are another subject for research.
the success of the specific plan. Each year, the Legislature enacts laws affecting local

The implementation measures should be funcgovernment planning activities. The Office of Plan-
tional and realistic by design. A specific plan which isning and Research annually compiles these statutes
well written and focused can be self-implementingunder the title oPlanning, Zoning and Development
However, the submittal and approval of individualLaws
development proposals will normally result in imple-
mentation. Including zoning ordinances and desigiRublic Agency Information:
criteria in the specific plan will shape the planningarea  Other governmental agencies may adopt subse-

10
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quent projects which will affect the specific plan.individual aspects of the plan. For example, the identi-
These agencies may have information readily avaiffication of a threatened or endangered species within a
able which will address issues or requirements of thportion of the plan area may alter the type and intensity
plan. Agencies should be contacted at the local, resf proposed uses allowed by the plan.

gional, state, and federal levels. One issue which tran-

scends each of these levels is the supply of water. FBolicies, Implementation Measures, and Alterna-
example, the local public works department may havéve Plans:

information regarding infrastructure; at the regional  For any set of objectives there will be a number of
level, the Local Agency Formation Commission maypossible courses of action to pursue. Policies, imple-
have information regarding the extension of services anentation measures, and programs should be devel-
forming service areas; at the state level, the regionalped for each of the alternative planning scenarios. The
water quality control board provides information re-relationship of each objective and alternative course of
garding levels of water quality; and at the federal levelaction should be considered in light of the general plan,
the Bureau of Reclamation has information regardingoning ordinance, subdivision ordinance, capital im-

the water projects and supply in the state. provement program, and other programs that will be
implemented. Consistency with the general plan should
Inter-Governmental Coordination: be carefully analyzed and the plan amended as neces-

Section 65103(e)(f) requires local governments t@ary. The policies, programs and implementation mea-
coordinate the preparation of local plans (specifisures provide forthe creative application of the specific
plans) with the plans and programs of other publiplan to the planning area. Each should be carefully
agencies. Intergovernmental coordination involveseviewed for clarity, effectiveness, and functional ap-
more than an exchange of information and plangplication. The alternative plans enable the decision
rather, it fosters cooperative efforts to address issu@sakers, stakeholders, and other participants to choose
and promotes planning on a comprehensive basis. Tf®m a variety of scenarios, solutions, and programs
planning process enables various agencies to resolwich will shape the planning area. Although the
conflict through collaborative efforts. In addition, alternatives may only differ in their treatment of a
CEQA requires that the agency preparing the specifiparticular issue, each must be realistic to ensure that the
plan consult with responsible and trustee agenciesternative is viable. In addition, the alternatives may
regarding the project implications and the environbe used to satisfy the EIR’s requirements for a discus-
ment. sion of project alternatives.

California Environmental Quality Act (CEQA): Selecting The Preferred Plan:
CEQArequireslocalgovernmentsto prepare envi-  After the plan alternatives have been thoroughly
ronmental documents prior to approving “projects.’reviewed, decision makers should be able to select the
An initial study is prepared for a specific plan orpreferred course of action from either one or a synthe-
amendment to analyze the potential for significansis of several alternative plans. When the decision is
impacts to the environment. In such cases, where made to combine two or more parts of separate alterna-
significant effect may occur, an environmental impactives, the objectives, policies, and implementation
report (EIR) must be prepared. The contents of eeasures may need refinement to ensure that the plan
specific plan and its EIR overlap extensively. The dateeffectively and consistently accomplishes its purpose.
analyses, and studies for one, will likely be necessary
for the other. For this reason, both documents should Fedopting The Plan:
prepared concurrently and may utilize much of the Aspreviously noted, a specific plan may be adopted
same information. Individual development projectsby either resolution or ordinance. Whether adopting a
which follow the specific plan may be well served bynew specific plan or amending an existing one, the
adetailed analysisin the EIR. Further discussion of thiglanning commission and board or council must hold
topic is contained in Section 3 of this document. at least one public hearing each to consider the pro-
posal prior to making the final decision (865453 and
Revising Objectives: 65353). At least 10 days prior to each of these hearings,
Refinements to the draft objectives should takegublic notice of the time and place of the hearing must
place throughout the planning process. The data, anallge given in the manner prescribed by state law (865090
ses, and input from advisory committees may changet. seq.). As a project which would affect the “permit-

11
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ted uses or intensity of uses of real
property,” expanded notice to prop-
erty owners must also be given pur-
suant to 865091. The EIR or other

Figure 1

Specific Plan Process Diagram

environmental documentation must
be certified by the legislative body
prior to the adoption of the specific
plan pursuant to CEQA Guidelines
§15092.

Implementation:

Section 65451(a)(4) requires
that a specific plan contain a pro-
gram of implementation measures
including regulations, programs,
public works projects, and financ-
ing measures. A plan adopted by
resolution will primarily be imple-
mented through the enactment of
separately adopted ordinances and
programs. A plan adopted by ordi-
nance will be implemented by regu-
lations and measures contained in
the planitself. Capital improvement
projects, public facility financing,
application of regulations to devel-
opment projects, and habitat con-
servation and restoration projects
may actto implementthe plan. (Fur-
ther discussion of this topic is con-
tained in Section 6)
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MODEL SPECIFIC PLAN OUTLINE

While state law specifies the mandatory specific plan contents pursuant to 865451, it leaves the format to the
discretion of the local legislative body. Many of the specific plans reviewed as part of this report utilized an
approach to organization similar to that of the individual elements of a general plan, covering information relating
to land use, housing, circulation, open space, and so on. The following model outline is intended as a guide to the
organization of a specific plan which is effective, efficient, and statutorily complete.

IV. Land Use Planning and Regulatory Provisions

A. Title Page A. The land use plan - a statement of development
1. Name of the plan policies (opportunities, issues, and analysis of data)
2. Name of local agency (Project proponent and/or pertaining to the planned type, intensity, and location
public agency) of land uses consisting of :

I. Introductory Plan Information

3. Date of adoption 1. Objectives
B. Credits, acknowledgments and participants 2. Policies
C. Table of Contents 3. Programs

D. List of Tables
E. List of diagrams and maps
F. Copy of Adopting Resolution and/or Ordinance

4. Plan proposals
a. Diagram and written description of planned
land uses (See figures 5,6, and 7).
b. Characteristics of each land use designation

II. Summary (e.g. single family residential, neighborhood
A. Purpose statement and range of issues commercial, open space for conservation).
B. Location 1) Development Standards
C. Acreage 2) Standards for conservation, development,

and utilization of natural resources.
B. Land Use Regulations
1. Statement of purpose or intent
2. Applicability
a. Statement of applicability of the regulations to

D. Summary of preparation process

[l. Introduction
A. Detailed specific plan purposes
B. Development and conservation issues addressed

in the plan the planning area and designations on the spe-
C. Project location, including influencing jurisdic- cific plan land use plan diagram.
tions b. Effective date of the regulations

3. Statement of relationship between the specific
plan regulations and the zoning, subdivision, and

1. Written description
2. Regional location map (See figure 2)
3. Vicinity map (See figure 3) other local ordinances.
4. Site Location Map (See figure 4) 4. Development standards.
D. Planning area information and environmental C. Design Standards
description 1. Building design, massing & height

E. Statement of whether the document is policy or
regulatory by application (If the plan is both policy
and regulatory by design, explain the relationship
between the policies and regulations.)

2. Parking ratios/standards, location & orientation
3. Garage door size & type
4. Entrances, access, & on-site circulation

F. Statement of how the plans policies and/or regwv. The Infrastructure Plan

lations accomplish the objectives of the plan.

A. Transportation: Development policies pertaining

G. Relationship of the specific plan to the general to the planned distribution, location, extent and in-

plan.

tensity of public and private transportation consist-

H. Relationship of the specific plan to neighboring ing of:

plans and those of other jurisdictions, regional agen-

cies, and the state.
I. A list of projects required by law to be consistent

with the specific plan (e.g. rezonings, tentative sub-

division maps and public works projects).

1. Objectives

2. Policies

3. Discussion of the relationship between the ob-
jectives, policies and how they are implemented
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through the individual plan proposals. natural gas and the regulation of pressure).

4. Plan proposals E. Other essential facilities necessary to support the
a. Diagram(s) and written description of pro- proposed land uses (e.g., schools, fire stations, street
posed transportation components, including im- lighting and landscaping).
provements that support the planned land uses.

(See Figure 8) VI. Program of Implementation Measures
b. Development standards for the primary com- A. Description of the regulations and ordinances
ponents of public and private infrastructure (street which will implement the specific plan.
cross-sections and material requirements). (SeeB. Capital improvement program
Figure 9). 1. Estimated cost of capital projects identified in
B. Public Service Infrastructure (water, sewer, and the specific plan’s infrastructure plan.
storm drainage): Development policies pertainingto 2. The measures by which each capital project will
the planned distribution, location, extent, and inten-  be financed.
sity of water, sewer, and storm drainage consisting 3. Identification of parties responsible completing

of: each proposed improvement.
1. Objectives C. Financing measures necessary for implementa-
2. Policies tion of each of the specific plan’s proposals other

3. Discussion of the relationship between the ob- than capital improvements.
jectives, policies and how they are implemented 1. List and description of projects needing financ-
through the individual plan proposals. ing.
4. Plan proposals 2. Cost estimates
a. Diagram(s) and written description of pro- 3. The measures by which each specific plan pro-
posed water, sewer, and drainage systems, in- posal will be financed.
cluding the improvements which support the 4. Identification of parties responsible for com-
planned land uses. pleting each proposal.
b. Development standards for the primary com- D. Phasing plan for the specific plan proposal includ-
ponents of public infrastructure (See Figure 9). ing capital improvements (See figure 13)
C. Solid Waste Disposal: Development policies per- E. Subsequent development entitlements
taining to the planned distribution, location, extent, F. Other Programs
and intensity of solid waste disposal facilities and

services consisting of: VIl. Relationship of the Specific Plan’s Environ-
1. Objectives mental Document to Subsequent Discretionary
2. Policies Projects
3. Plan Proposals A. Projects that will be exempt from additional

a. Description of the type and location of pro- environmental documentation based on the plan’s
posed solid waste disposal facilities and serving EIR.
necessary to support the planned land uses.  B. Projects that will require additional environmen-
a. Description of the proposed facilities and tal documentation.
services to be provided (e.g., transformation
station and recycling). VIII. Specific Plan Administration
D. Energy: Development policies pertaining to the A. Specific plan cost recoveryfees authorized by
planned distribution, location, extent, and intensity 865456

of energy facilities and services consisting of: B. Specific plan amendment procedures
1. Objectives 1. State requirements
2. Policies 2. Local requirements
3. Plan proposals IX. Specific Plan Enforcement

a. Description of the type and location of pro-X. Appendicies

posed energy facilities, transmission lines, and A. Precise description of the specific plan area bound-
easements necessary to support the planned landary.

uses. B. Summaries of key specific plan background data
b. Description of the proposed facilities and and information.

services to be provided (e.g., distribution of C. Glossary of specific plan terms
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Vicinity Map
Source: The Parkway Specific Plan and Design
Guidelines, City of Folsom
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Regional Location Map
Source: The Ahmanson Ranch Specific Plan,
Ventura County
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Land Use Diagram (Example 1)
Source: The Ahmanson Ranch Specific Plan,
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Infrastructure Plan Map (Example 1)
Source: Midtown Specific Plan, City of San Jose
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Infrastructure Plan Map (Example 2)
Source: The Ahmanson Ranch Specific Plan,
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Circulation Plan Map
Source: Evergreen Specific Plan, City of San Jose
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PEDESTRIAN CIRCULATION
E Public Street Network
E Dedicated Pedestrian Way
Potential Local Streets & Mews
Figure 9

Public Parks / Open Space

Pedestrian Circulation Map
Source: Midtown Specific Plan, City of San Jose
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Part Three:
CEQA and Specific Plans

Adoption of a specific plan is a project subject toCEQA Alternatives:
the California Environmental Quality Act (CEQA). As
such, the specific plan normally requires the prepara- CEQA and the State CEQA Guidelineglude
tion and consideration of an environmental impacprovisions for streamlined approaches to environmen-
report (EIR) disclosing the potential significant envi-tal review commonly referred to as “tiering” (CEQA
ronmental effects of the plan, plan alternatives, and th@uidelines §15152). Tiering is commonly used to
means by which possible environmental damage masimplify the environmental review required for projects
be reduced or avoided. Revisions to an existing spevhich follow specific plans and general plans. The
cific plan may also require CEQA analysis through aesult is a limited review of those project-specific
subsequent, supplemental, or tiered EIR, or a negatiegfects which either were not examined or not fully
declaration. The information in the EIR provides deci-examined in the specific plan EIR.
sion makers with the insight necessary to guide policy
development, thereby ensuring the plan’s policies wilProgram EIR:
address and provide the means by which to avoid A program EIR may be prepared for a series of
potential impacts to the environment. This sectiomelated actions that are characterized as one large
discusses the relationship between the specific plgmroject or program (CEQA Guidelines §15168). Ac-
and its EIR. The EIR process and requirements atevities which relate to and follow the specific plan
discussed in detail under the State CEQA Guidelinesnust be examined in light of the program EIR to
determine if additional limited environmental analysis
Plan/EIR Analysis: is warranted. Later activities which have been ad-
equately analyzed under the program EIR will not
To the extent feasible, the process of preparing theequire additional environmental documentation. If an
specific plan and the environmental analysis shouldctivity may result in additional effects, or new mitiga-
proceed concurrently because both documents requitien measures are needed, a subsequent or supplemen-
many of the same studies and resulting information. Agl EIR, or negative declaration must be prepared
the name implies, a specific plan EIR should contaifCEQA Guidelines 815162 and 15163).
analyses specific enough to reflect the level of detail in
the plan (CEQA Guidelines §15146). However, asViaster EIR:
shown in the decision @tanislaus Natural Heritage A master EIR functions similarly to a program EIR
Project, Sierra Club v. County of Stanisldt996) 48 for a multi-phased project such as a specific plan. A
Cal.App.4"182, analysis of significant effects may notMaster EIR forms the basis for analyzing the effects of
be deferred to later developments under the specif&aubsequent projects (CEQA Guidelines 815175, et.
plan, nor to later tiered EIRs. The Stanislaus courdeq.). Later projects which are consistent with the
found that a specific plan EIR failed to discuss thespecific plan and which fall “within the scope” of the
impact of providing a long-term water supply for theplan’s Master EIR require no further negative declara-
project, and thus the county could not make an irtion or EIR. A master EIR may be re-certified for a
formed decision regarding the environmental consesubsequent projectin which itis related to and substan-
guences of the project. The court concluded that thigally consistent (CEQA Guidelines 815178). Other
county could not defer the analysis of crucial impactgrojects which differ materially or result in potential
to later environmental documents that would be preimpacts not previously analyzed, may be covered by a
pared as the specific plan was implemented. “focused EIR” that details the new project-specific
impacts while incorporating the previous analysis of
cumulative and growth inducing impacts by reference
(CEQA Guidelines §15179.5).
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Tiering: no additional EIR or negative declaration is required
When tiering is used, the later EIRs or negativdor “any project involving the construction of housing
declarations must refer to the prior EIR and state whem@r neighborhood commercial facilities” when: (1) the
acopy of the prior EIR may be examined. The later EIRroject is consistent with a specific plan that has a
should state that the lead agency is using the tieringertified EIR and that has been adopted not more than
concept and that the EIR is being tiered with the earlidive years prior to making the required findings under

EIR (CEQA Guidelines 815152(e)). this section; (2) the EIR is sufficiently detailed to
identify the project’s significant effects and corre-
Exemption of Subsequent Projects: sponding mitigation measures; (3) the lead agency has

Section 65457 provides that once the EIR has beatetermined the type of environmental document needed
certified and the specific plan adopted, any residentiah accordance with Public Resources Code §21080.1
development project, including any subdivision orand has given notice of such fact in accordance with
zone change, that is undertaken to implement and sbdivision (b) or (c) of 821092 of that code; (4) the
consistent with the specific plan is exempt from addilead agency makes one or more of the findings required
tional CEQA review. This exemption does not apply ifby Public Resources Code §21081 and §15091 of the
after the adoption of the specific plan, any of the eventS8EQA Guidelines; and, (5) the lead agency files a
which would trigger preparation of a subsequent onotice of decision with the county clerk for posting.
supplemental EIR occur, including substantial changes
in the project or circumstances under which the project The previous examples of tiering and exemptions
is being undertaken requiring major revisions in thainderscore the advantages of preparing an EIR which
project, or new information becomes available whichanalyzes the specific plan in enough detail to stream-
was not known at the time the EIR was certifiedline the environmental review of subsequent projects.
However, if a supplemental EIR is prepared coverind his is particularly important when a specific plan
the changes, circumstances, or new information and c®vers an extensive area or is the prelude to several
certified, the exemption will apply to the projectsdevelopment projects. Local agencies should include
which then follow the specific plan. policies in the specific plan for the application of

Another approach to tiering is described undetiering and particularly exemptions of subsequent
Public Resources Code §821080.7. In urbanized aregwpjects.
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Part Four
Adoption, Amendment,
Repeal, and Administration

Procedure for Adopting and Amending also be mailed or delivered directly to each of the
a Specific Plan following: (1) the owner(s) of the property or the
owner’s duly authorized agent, and to the project
The process of preparing, adopting, and amendingpplicant; (2) each local agency expected to provide
aspecific plan is generally the same as that for a generahter, sewage, streets, roads, schools, or other essen-
plan (865350-865358). In addition, the specific plartial facilities or services to the project, whose ability to
statutes allow for exceptions and additional procedurgzovide those facilities and services may be signifi-
(865453, 865454, and §65456). cantly affected; and (3) all owners of real property as
Upon completion of the draft specific plan, theshown on the latest equalized assessment roll within
planning department staff will prepare reports to th&00 feet of the boundaries of the real property thatis the
planning commission and the legislative body. Thesubject of the hearing (865091). However, where the
reports will describe the contents of the plan, providaotice to nearby property owners would affect more
a recommendation for approval or denial, related findthan 1000 persons, a 1/8 page newspaper advertise-
ings (for the purposes of the CEQA and/or general plament may substitute for that part of the notice. Addi-
consistency), and possibly a resolution for adoptiortional and more specific requirements are listed and
The report will normally include an analysis of theshould be reviewed under this section.
project’s effect on the environment pursuant to the Inaddition, the commission must provide advance
CEQA. If it has not occurred previously, staff will notice to anyone who requests it in writing (865092 or
include recommendations for the certification of the65945). The commission may provide additional no-
environmental determination or document. Any prodice in any other manner it deems necessary or desir-
posed changes to the general plan or the zoning ordible.
nance related to adoption and implementation of the Special notice pursuantto 865096 is required when-
specific plan should be presented at the same time. ever a person applies for a specific plan amendment or
any entitlement for use which would permit all or any
Hearing and Notice: part of a cemetery to be used for other than cemetery
The planning commission must hold at least ong@urposes.
public hearing pursuant to 865353 prior to forwarding ~ Anyone may appeal the commission’s decision to
its recommendations to the legislative body. Pursuarthe legislative body under the procedures set forth
to 865354, arecommendation for approval requires thender 865354.5. As with any legislative act, the legis-
affirmative vote of not less than a majority of the totallative body, not the planning commission, has final
membership of the commission. say. In most cases, an appeal of the commission’s
The public hearing enables the public to presendecision may not be necessary because the legislative
testimony regarding the plan and further involvesody must hold a public hearing on the matter anyway.
interested individuals in the process. Section 65090 A legislative body must hold at least one public
provides that public hearing notices must be providetearing prior to adopting or amending a specific plan
at least 10 days preceding the hearing. This is accor(865355). A public hearing notice must be published
plished by placing notice in a local newspaper ofn a local newspaper of general circulation at least 10
general circulation. Alternatively, if there is no suchdays prior to the hearing (§65090) or if a local newspa-
newspaper, the notice must be posted in at least thrper is not available then notice shall be posted in at least
public places within the jurisdiction of the local agencythree public places pursuant to this section. The legis-
If the adoption or amendment of a specific planative body must also notify anyone who makes a
would affect the permitted uses or intensity of uses afiritten request for notice pursuant to 865092 or 65945.
real property, 10 day prior notice of the hearing musthe notice, as with the planning commission, may also
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need to meet the requirements under 865096. used due to controversy or political expediency. In
Once the hearing(s) have been completed, theffect, the electorate makes legislative decisions in
legislative body will take action to approve, condition-place of the city council or county board of supervisors.
ally approve, or deny the specific plan. Any conditions  The initiative and referendum may only be used to
of approval should be made an integral part of thenact, change, or repeal a legislative act. An initiative
specific plan prior to its adoption. If necessary, finalmay not be used to direct a plan to be prepared
approval should be delayed so that the conditions cgMarblehead v. City of San Clemer(1®91) 226 Cal.
be added. Ifthe planis to be approved with a substantiapp. 1504). (See als&rowth Control by the Ballot
modification not previously considered by the com-Box California’s Experience, (1991) 24 Loyola of Los
mission, the plan must be referred back to the commigingeles Law Review)
sion for their reconsideration and recommendation

(865356). Legal Challenge:
Actions filed to attack, set aside, void, or annul the
Adoption Options: decision of a city or county to adopt or amend a specific

Unlike the general plan, which must be adopted bplan must be brought within 90 days of the agency’s
resolution (§865356), two options are available for thalecision (§65009). Judicial review of a specific plan,
adoption of a specific plan. Adoption by resolution orincluding its conformance with the general plan, is
adoption by ordinance. An ordinance is a local statutdgased on whether the action by legislative body was
enforceable by law. According to Black’s Law Dictio- arbitrary, capricious, lacking evidentiary support, and/
nary, the term “resolution” “...is usually employed to or whether it failed to proceed with public notice,
denote the adoption of a motion, the subject matter dfearings, and other procedural requirements of law.
which would not properly constitute a statute.... Sucli-or a more comprehensive discussion, Gadin’s
is not law but merely a form in which a legislative bodyCalifornia Land Use and Planning Law
expresses an opinion.”

The choice between the two is dependent upon thBees
role which the plan is proposed to fill. When adoption
is by resolution, the specific plan becomes a policy Pursuant to 865456, the legislative body may im-
document similar to the general plan. It takes the formose a charge on persons seeking approvals required to
of a more specific set of policies which may givebe consistent with an adopted specific plan or may
direction to the mix of land uses or goals of a particularequire a deposit equal to the estimated cost of prepar-
development. When adoption is by ordinance, thég a specific plan for adoption, amendment, or repeal.
specific plan effectively becomes a set of zoning regucosts may be recovered in any of several ways. An
lations that provide specific direction to the type andapplicant seeking to initiate a project related specific
intensity of uses permitted or defines other types gblan may be required to deposit the estimated cost of
design criteria including architectural standards. Howthe entire specific plan process at the front end of the
ever, it is important to note that asGity of Sausalito application and then reimburse the agency for the final
v. County of Marin(1970) 12 Cal.App.3d 550,565, the cost as a function of real cost accounting. Alterna-
adoption of plans which effectively rezone propertytively, a city or county may absorb the cost of the
must be completed by ordinance consistent with 86585@rocess and then recoup the cost through pro-rated

The enactment of a specific plan is a legislative aaleveloper fees or permit fees for projects required to be
subject to adoption or repeal by voter initiative everconsistent with the adopted specific plan.
when enacted by resolutiovigst v. Thomad.984) 36 Cities and counties often utilize a combination of
Cal. 3d 561 Midway Orchards v. County of Butte developer direct financing, developer fees, facility
(1990) 220 Cal. App. 3d 76]Re Vita v. County of districts, and other financing mechanisms to recoup the
Napa (1995) 9 Cal. 4763). cost of the specific plan preparation and implement the

Cities and counties have not only been subject toequirements of the plan.
specific plan referend&pandis Securities v. City of
Dana Point(1997) 52 Cal. % 475), but have also
sponsored voter initiatives to adopt specific plans for a
variety of reasons. One common reason is to increase
public involvement though voter approval. In other
circumstances, adoption by voter initiative has been
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dards, and infrastructure and service requirements.

In 1995, the following jurisdictions reported In addition to the statute requiring the referral of
that they had adopted a specific plan cost plans and notification to specified local agencies and
recovery program pursuant to §65456: the public of its public hearings, notification pursuant
Albany, Brea, Camarillo, Carlsbad, Ceres, to CEQA is required for the plan’s environmental
Chino, Claremont, Clayton, Clovis, Colusa document. For further discussion of public notice and
County, Corte Madera, Desert Hot Springs, responsible and trustee agency review, refer to the
Fresno, Guadalupe, Imperial County, Indio, La  State CEQA Guidelines a@iEQA Deskboolay Ronald
Verne, Los Angeles, Mammoth Lakes, E. Bass, Albert I. Herson, and Kenneth M. Bogdan.
Manteca, Modesto, Monrovia, Ojai, Ontario, Additionally, 865919 et. seq. requires the proposal
Oxnard, Palmdale, Palos Verdes Estates, to adopt or amend all or part of a specific plan to be
Perris, Poway, Ripon, Roseville, San Mateo referred to affected cities and counties for comments
County, Seal Beach, Signal Hill, Sutter and recommendations.

County, Tracy, Union City, Upland, Ventura,

Waterford, and West Sacramento. Timing of Amendments:

Unlike the mandatory elements of the general plan
which, pursuant to §65358(b), may not be amended
Public and Governmental Agency more frequently than four times during each calendar
Participation: year, the specific plan may be amended as often as
necessary as provided for by the local legislative body
The specific plan is an accumulation of informa-pursuant to §65453(a). However, no specific plan may
tion collected, organized, and transformed into a set ¢fe amended unless the proposed amendment is consis-
detailed objectives, policies, programs and standardent with the general plan (§65454).
used to guide future development. The information
collected as part of public and agency involvementonditions of Approval:
ensuresthat concerns, preferences, priorities, and needs
are discussed and used in the decision making process. OPR does not recommend attaching conditions to
Section 65351 requires that the planning agency prehe approval of the specific plan, especially when the
vide opportunities for the involvement of citizens, plan would rezone or otherwise affect the permitted
public agencies, public utility companies, and civic,uses or intensity of the use of land. Separating condi-
education, and other community groups through heations from the plan may complicate the administration
ings and any other means deemed appropriate.  and implementation by creating policies or regulations
Section 65352 further requires that the plan behat will directly affect the plan, but that are not
referred to abutting cities or counties, special districtincluded in it. Internal inconsistencies between the
school districts, local agency formation commissionsplan and conditions may result. The plan should be
councils of government, public water systems supplyrevised as needed prior to final adoption to incorporate
ing 3,000 or more customers, and specified air qualityegulations and conditions directly into the plan.
management districts. A city or county may accom-
plish this through public hearings or any other approspecific Plan Repeal:
priate means including, but not limited to, community
workshops, a website, written or telephone correspon- A specific is repealed in the same manner that it is
dence, and surveys. Each of these agencies has up taflended pursuant to §65453(b). Just as in the adop-
days to comment on the proposed plan. tion, the planning commission and legislative body
A good example of public and agency involvemeninust each hold at least one public hearing prior to
is the City of San Jose’s Evergreen Specific Plafaking action. Alternatively, a specific plan may be
adopted July 2, 1991. A specific plan task force wagepealed by voter initiative.
organized of property owners, developers, business
owners, school district representatives, government@®jan Administration:
agencies, and other stakeholders. The task force con-
tributed to impact analyses, identification of issues, The administration of specific plans require spe-
land use relationships and intensities, design stagial care. Often, the design standards and zoning adopted
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under the plan will differ from that of the zoning ments which will enable staff to familiarize themselves
ordinance covering the other portions of the commuand more effectively implement the plan. The guide-
nity. Agencies which adopt several specific plans, eaclnes may also provide project proponents with an
with its own format and unigue development specificaexplanation of the required plan elements and how it is
tions, may encounter increased permit processing timesilized by the particular agency. (See appendix D for
and errors due to varying plans, formats, and provian example of specific plan guidelines)
sions. Another option is to utilize computer software
Several options exist in order to simplify planprograms to aide in administration. The advent of “on-
administration. The first is educating planning staffline” technology and “automated” project and permit
about the intricacies of the plan through plan summaeview has provided planners with increasingly so-
ries, comparisons, and matrices. Existing zoning magshisticated tools which can be used to implement
and other references should be changed to reflect tkpecific plans. For example, Placer County’s new On-
area covered by the plan and any changes in zoning bine General Plan enables planners to review projects
permit requirements. If necessary, the local zonindor consistency with the general plan by entering the
ordinance should be amended immediately to establishmportant characteristics of land development projects
conformity with the plan. In jurisdictions where the into a software program. The program compares the
adoption of several specific plans are being consigsroject features with the plan, identifies applicable
ered, the agency may consider adopting written spegoals and policies by topical area, and prepares a
cific plan guidelines. Guidelines for the preparation ofeport. Similar technology is available to assist in the
specific plans establish format and content requirégmplementation of the specific plan.
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Part Five
A Specific Plan’s Relationship
to Other Planning Measures

Consistency With The General Plan Specific plans may differ in their implementation
of the general plan depending upon whether they are
A specific plan may not be adopted or amende@dopted by resolution or by ordinance. A specific plan
unless the proposed plan or amendment is consisteadopted by resolution will propose implementation
with the general plan pursuant to 865454. Sectiomeasures, whereas, when adopted by ordinance, the
65359 requires that any specific plan of a city or countplan imposes regulations. If the specific plan is regula-
that is applicable to the same areas or matters affecteaty by design, the plan’s regulations must promote the
by a general plan amendment shall be reviewed argkneral plan’s statement of development policies. In
amended as necessary to make the specific plan congsfticular, the regulations must be enactments result-
tent with the general plan. Consistency is commonlyng from and complying with the directives of the
demonstrated through the statement of the relationshgeneral plan’s policies, plan proposals, or action pro-
of the specific plan to the general plan as required bgrams.
865451 (b) or through a discussion of the individual
policies and programs and how each consistently impléiagram Consistency:
ments the general plan. Section 65451(a) requires that a specific plan in-
Zoning, subdivision, and public works projectsclude a diagram or diagrams which specify the distri-
must be consistent with the general plan and specifigution, location, and extent of the uses of land, includ-
plan pursuant to 865455. (See also §66473.5, 6586ig open space, within the area covered by the plan.
and 65401) The California Attorney General has opinedhe diagram(s) must be consistent with the general
that, “the term ‘consistent with’ means ‘agreemenplan. InLas Virgenes Homeowners Association v. Los
with.” The courts have held that the phrase ‘consisterAngeles Count{1986) 177 Cal.App.3d 310, the court
with’ means ‘agreement with; harmonious with.” Theheld that the general plan is only required to contain a
term ‘conformity’ means in harmony therewith or diagram of the general locations illustrating the poli-
agreeable to” (see 58 Ops. Cal. Atty. Gen. 21, 28ies of the plan. General plan policies can establish that
(1975)). parcel-specific designations are to be reflected in a
As used in th&eneral Plan Guidelineand based specific plan. Therefore, the boundaries of a specific
on the language contained in the statutes and varioptan’s land use designations need not precisely match
legal interpretations by the courts, a general rule fothe generalized boundaries delineated on a general
consistency determinations can be stated as followsplan diagram provided that it reflects a reasonable
approximation of a general plan’s land use designa-

An action, program, or project is consistent tions. The land use distributions and locations con-
with the general plan if, considering all its tained in the specific plan should be consistent with
aspects, it will further the objectives and those of the general plan. For example, if a general plan
policies of the general plan and not obstruct designates an area as allowing residential and neigh-
their attainment. borhood commercial uses, the specific plan for the

same area should not have provisions for limited indus-

A finding of a project’s consistency with a generaltrial uses. This would be inconsistent with the general
plan or specific plan would be reversed only if, baseglan. Because a specific plan is intended to systemati-
on the evidence before the council, a reasonable persoally implement the general plan, its diagram does not
could not have reached the same conclusdo.@il,  supersede that of the general plan. Rather, it details and
Inc. v. City of Los Angel€3987) 196 Cal.App.3d 223, fosters the general plan’s development policies.
citing McMillian v. American General Finance Corp. Specific plans which include multiple develop-
(1976) 60 Cal.App.3d 175, 186) ment phases and development over alonger time frame
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may not initially be consistent with the general plan(LCP) to implement the Coastal Act. However, an
diagram if provided for in the text of the general planagency may request, in writing, that the California
For example, the first phases of a project may includ€oastal Commission prepare all or part of an LCP
existing agricultural land uses not shown under théPublic Resources Code §30500(a)). An LCP is “por-
diagram. However, later phases of the same projetibns of a local government’s general plan, or local
which include residential development of the sameoastal element which are sufficiently detailed to indi-
land accurately portray the allowable uses under theate the kinds, location, and intensity of land uses...”

general plan diagram. (Public Resources Code §30108.5). The Coastal Com-
mission has permitting authority over development
Consistency With Airport Land Use Plans: within the coastal zone including certification of the

In each county with a public use airport, an airporL.CP, oversight for local planning efforts, and perma-
land use commission prepares a comprehensive airpornt jurisdiction over development on coastal zone
land use plan (ALUP) addressing all such airports antidelands, submerged lands, and public trust land (Pub-
their environs within the county. Section 65302.3lic Resources Code §30500).
requires that the general plan, and any applicable Justas a specific plan may be used to implement a
specific plan be consistent with the ALUP. Furthergeneral plan, it may also be used to implement an LCP.
865302.3(b) requires that the general plan and specifs specific plan may be used to enact the land use
plan be amended within 180 days to be consistent wittegulations covering the entire coastal zone within a
any amendment to an ALUP. However, the consiseity or county, or focus the policies of the LCP on only
tency requirement may be overridden by the legislativa portion of zone. Specific plans that amend an LCP
body when findings are adopted pursuant to Publimust be reviewed and certified by the commission (70
Utility Code 821676 (Se€alifornia Aviation Council Ops.Cal.Atty.Gen. 220 (1987)).

v. City of Ceres(1992) 9 Cal. App.41384).

Amendments to a specific plan or general plarConsistency With SMARA:
affecting the airport planning area must be reviewed by  The Surface Mining and Reclamation Act of 1975
the airport land use commission and a determinatio(6MARA) ensures that adverse environmental effects
made as to the consistency with the ALUP. If theare prevented or minimized, mined land reclaimed,
commission finds that the amendment is inconsistemineral production and conservation encouraged, and
and the local legislative body does not concur, the cithazards to the public health and safety eliminated
council or board of supervisors may either revise it¢Public Resources Code 82712). The Act requires
amendment proposal or it may, by a two-thirds votegities and counties to adopt ordinances in accordance
overrule the commission’s determination pursuant tevith state policy for the review and approval of recla-

Public Utility Code §21676. mation plans and for the issuance of permits to conduct
surface mining operations.
Consistency With The California Coastal Act: SMARA requires local agencies to prepare or

The California Coastal Act (Public Resources Codemend a specific plan to “plan for future land uses in the
830000 et seq.) exists to “protect, maintain, and whengcinity of, and access routes serving...” a surface
feasible, enhance and restore the overall quality of thaining operation when requested by the mining opera-
coastal zone environment and its natural and artificiabr or other interested person (Public Resources Code
resources” (Public Resources Code 8§30001.5). Th&2764). This does not apply if the local general plan
coastal zone extends from the California/Oregon boreontains mineral management policies consistent with
derto the California/Mexico border, seaward to the en@MARA which apply to the surface mining area.
ofthe jurisdictional waters of the United States, includ-  When adopting or amending a specific plan, the
ing all offshore islands, and inland generally 1,00Qocal legislative body must make findings as to whether
yards (Public Resources Code 830103). The Coasttile future land uses and access routes will be compat-
Act is applicable to all those portions of cities, coundble with the mining operation. If the land uses and
ties, and charter cities that are within the coastal zonagccess routes are not compatible with the continuation
excluding the area of jurisdiction of the San Franciscof surface mining, the local agency must also state why
Bay Conservation and Development Commission (7@hcompatible uses are to be provided for in light of the
Ops.Cal.Atty.Gen. 220 (1987)). regional importance of the operation (Public Resources

Local agencies with jurisdiction over land within Code §2764(b)).
the coastal zone must prepare a local coastal program
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Other Measures That Must Be this requirement, the local legislative body must adopt
Consistent With Specific Plans a general plan or specific plan with policies and stan-
dards for parks and recreational facilities. The required

The specific plan statute under 865455 states th&te or dedication must be consistent with these policies

“No public works project may be approved, no tentaand standards pursuant to §66477(d).

tive map or parcel map for which a tentative map was

not required may be approved, and no zoning ordiDevelopment Agreements:

nance may be adopted or amended within an area A specific plan facilitates the administration of a

covered by a specific plan unless it is consistent witdevelopment agreement through the separation of poli-

the adopted specific plan.” Section 65451 requires thaies and regulations which are specific to the site from

a specific plan set forth detailed development criteriathose of the jurisdiction as a whole. As such, §65867.5

standards, and implementation programs. Thus, therequires that a development agreement be approved

is little or no opportunity for programs and otheronly if the provisions of the agreement are consistent

sections of the government code, which implement thevith any applicable specific plan.

specific plan, to vary from its requirements. In addition

to 865455, there are a number of other statutes th&ubdivision Land Reservations:

address the issue of consistency between specific plans A local agency may, by ordinance, require the

and implementing measures. reservation of real property in a subdivision for parks
and recreational facilities, fire stations, libraries or
Subdivisions: other public uses. Section 66479 requires that reserva-

Section 66473.5 requires that the local legislativéions be based upon an adopted specific plan or an
body only approve a tentative map, or a parcel map fadopted general plan containing policies and standards
which a tentative map was not required, if it finds thafor those uses. The reservations must be consistent
the subdivision, together with the provisions for itswith these policies and standards.
design and improvement, is consistent with any spe-
cific plan which has been adopted covering the area dfand Projects:
the proposal. Section 66474.5 restricts local agencies from ap-

Inconsistency between a proposed subdivision angroving a final subdivision map for any land project
an adopted specific planis grounds for denial (8664 74lnless: (a) the local agency has adopted a specific plan
This may include inconsistent design or improvementovering the area included within the project; and (b)
of the proposed subdivision. the agency finds that the land project, together with the

Section 66474.61 requires that the advisory agencyyovisions for design and improvements, is consistent
appeal board, or city council of a city with a populationwith the specific plan. Land projects are defined by
exceeding 2.8 million (Los Angeles) deny approval 0811000.5 of the Business and Professions Code (see
a tentative map, or parcel map for which no tentativé\ppendix B).
map is required, if it finds that the proposed map or the
proposed subdivision’s design or improvement is inZoning:
consistent with applicable general and specific plans.  Section 65455 requires that to adoption or amend-

Separately, specific plans often contain concepment of a zoning ordinance be consistent with any
tual subdivision maps which are used to present thapplicable specific plan covering the same area.
ideal pattern of development for the plan area. Subse- A planning commission, in its written recommen-
guent tentative maps must comply with the standardsation to a city council or board of supervisors regard-
for design, improvements, land use, and density; howng the adoption or amendment of a zoning ordinance,
ever, they are not and should not be required to strictipust describe the relationship between the proposed
comply with the conceptual designs, unless so stated map or the proposed subdivision’s design or improve-
the plan. ment and if itis inconsistent with the applicable general

and specific plan pursuant to §65855.
Park Land (Quimby Act):

Local agencies may, by ordinance, require théublic Works Projects:
payment of fees or dedication of land for park or  Local public works projects may not be approved
recreational purposes as a condition of the approval oiless they are consistent with any applicable specific
atentative or parcel map subdivision. Prior to imposinglan pursuant §65455.
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Capital Improvement Programs: lines and accessory structures for the transmission and
Five-year capital improvement programs preparedistribution of electricity to each affected city or county
by special districts, school districts, or other agenciefor their approval. The local legislative body must hold
created by joint powers agreements, must be referredéme public hearing and, within 60 days, adopt a resolu-
the planning agency of each affected city and countion, including findings of consistency with any rel-
within which the district or agency operates, for reviewevant specific plans, for approval or denial of the
as to its consistency with any applicable specific plamproposal. However, the utility district may, by a four-
Section 65403(c) requires that the capital improvefifths vote, render the local agency’s decision inappli-
ment program or any part of the program not be carriechble.
out if the planning agency finds that it is not consistent
with any applicable specific plan. However, the find-Housing Projects:
ing may be overruled by the district or agency propos- Housing projects are defined by Health and Safety
ing to carry out the capital improvement program. Code 834212 as being housing or community-related
activities involving governmental funding or assis-
Annexations, Detachments, and Incorporation: tance. These projects are subject to applicable plan-
Section 56841(g) requires Local Agency Forma-ing, zoning, sanitary, building laws, ordinances, and
tion Commissions (LAFCO) to consider, among otheregulations. Any housing authority planning a housing
issues, the consistency of proposals for annexatioproject must take into consideration the relationship of
detachment, or incorporation with applicable specifiche project to any larger plan or long-range program

plans prior to approval. (specific plan) for the development of the area in which
it is located consistent with Health and Safety Code
Condominium Conversions: §34326.

The requirements of the Subdivision Map Act for

consistency with general plans and specific plans urRegulatory Issues:

der 866473.5, 866474, and 866474.61 do not apply to Inconsistencies in implementation or conflict with
condominium projects or stock cooperatives that sulexisting policies, programs, and ordinances must be
divide airspace in existing structures unless a specifidentified and corrected as early as possible. Adjust-
plan contains definite objectives and policies, specifiments to existing planning and regulatory programs
cally directed to the conversion of existing buildingsshould be made before or concurrently with the adop-
pursuant to 866427.2. Consistency may also be réton phase of the specific plan process. After adoption,
quired where new structures or additions to existingny identification of inconsistency must be followed

structures occur. by the amendment of either existing plans and regula-
tions or the specific plan itself. Failure to correct
Public Utilities: inconsistencies can result in the inability to enforce

Public Utilities Code 812808.5 requires public specific plan regulations and policies (seelerson v.
utility districts to refer proposals to locate or construcCity of La Mesg1981) 118 Cal. App. 3d 657).
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Part Six
Specific Plan
Implementation Measures

Implementation bonds. Tax-increment financing, city and county gen-
eral fund money, exactions, and other means are dis-
Whether regulatory or policy oriented, all specificcussed further in Table 2 of this section.
plans must contain a “program of implementation OPR’sA Planner's Guide To Financing Public
measures including regulations, programs, public workenprovementgl997), contains a detailed discussion of
projects, and financing measures necessary to carry diutancing measures, most of which are applicable to
paragraphs (1), (2), and (3)” pursuant to 865451(a)(4¥pecific plans. Other resources include OPR’s 1998
Common strategies are to include a form of an overlayceneral Plan Guidelineand William Abbot'sPublic
zone or other zoning-like regulations as part of thé&leeds and Private DollaysSolano Press (1995 up-
implementation program. Implementation of publicdate).
infrastructure and facilities policy is also commonly  Other specific plan implementation programs may
accomplished through the inclusion of a capital iminclude affordable housing projects (implementing the
provements program. policies of the general plan housing element), eco-
The specific plan must also include or identify anomic development, redevelopment programs, project
financing program. Various financing mechanisms ar@hasing, transportation system management, habitat
available to fund the programs of a specific plarconservation plans, and local air pollution control
including special assessment districts, the Mello-Roosieasures.
Community Facilities Act, and general obligation

Table 2
Examples of Financing Measures

Proposition 218: an ordinance or resolution prior to placing the ta
Proposition 218 added Articles Xl C and D to on the ballot. The ordinance or resolution mus
the California Constitution controlling how general specify the purpose of the tax, the rate at which it
taxes are levied and requiring certain previouslywill be imposed, the method of collection, and the
levied general taxes to be ratified by voters. Ildate of the election to approve the tax levy. Ap
reduces all taxes to either general taxes or speciptoval by a 2/3 vote of the city, county, or district
taxes. It defines a general tax as “any tax imposeelectorate is necessary for adoption. For additiona
for general governmental purposes” and a speciahformation concerning the implications of Propo-
tax as “any tax imposed for specific purposessition218tolocal governmentfinancing, see OPR’s
including atax imposed for specific purposes, whichA Planner’s Guide To Financing Public Improve-
is placed into a general fund.” General and speciahents(1997).
taxes can be reduced or repealed through the initia-
tive process. Benefit assessments and “propertylello-Roos Community Facilities Act of 1982:
related fees and charges” cannot be imposed with- The Mello-Roos Act enables cities, counties
out prior voter approval. Fees, charges, and assespecial districts, and school districts to establish
ments can be reduced or repealed through the initimommunity facilities districts and to levy special
tive process. taxes to fund a wide variety of facilities and sert
A city, county, or special district (now includ- vices required by a specific plan. A Mello-Roos ta
ing a school district) contemplating a special taxcan be applied to the planning and design wor
levy must hold a noticed public hearing and adopt

— X
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Table 2 continued
directly related to the improvements being financedPublic Enterprise Revenue Bonds:
and may also fund services on a pay-as-you-go Local governments have the ability to issue
basis including: police and fire protection, ambu-bonds to finance facilities for revenue producing
lances, flood protection recreational programspublic enterprises. The enterprises developed ungder
parks, and schools. A Mello-Roos district must behese funds are financed by user charges that, in turn
established pursuant to the requirements of §53321are applied to bond debt service payments. Rév-
As with all special taxes, Mello-Roos taxes areenue bonds do notrequire approval by 2/3 vote since
subject to reduction or repeal by initiative. they are neither payable from taxes, nor from the
A Mello-Roos tax is not a special assessmentgeneral fund.
so there is no requirement that the tax be appor- The Revenue Bond Act of 1941 (854300 et
tioned on the basis of property benefit. The tax caseq.) is the most commonly used bond act. Under
be structured so that it varies depending upon thiis act, bonds may be issued for revenue producing
zoning or development intensity of the propertyfacilities such as airports, harbors, hospitals, park-
being assessed. Apportionment cannot, howeveing, and garbage collection. Bonds under this act are
be done on an ad valorem basis. Some of thadopted by resolution of the legislative body and
projects that have been funded through Mello-Roosubject to approval by a simple majority of the
include: public works projects in “planned commu-voters voting on the bond measure. One example of
nities” for Orange County, Riverside County anda public enterprise revenue bond is the Cambyia
the City of Vallejo, public park improvements for Community Services District's 1989 bond finang
Tiburon, and school facilities for the cities of Rocklin ing of a wastewater treatment plant.
and Roseville. See 853311 et seq. for detailed
information regarding the establishment of Mello-Tax-Increment Financing:

Roos districts. Local governments may activate redevelop-
ment agencies to improve blighted areas. Specific
General Obligation Bonds: plans are also often used to improve the blighted

In 1986, California voters approved Proposi-areas which may at the same time be subject tp a
tion 46, restoring the ability of local governmentsredevelopment plan. As an area is redevelope
and school districts to issue general obligatiormay generate new property tax revenue. This rev-
(G.O.) bonds. General obligation bonds requireenue is known as the tax increment. A redevelgp-
approval by 2/3 of the jurisdiction’s voters and arement agency engages in tax-increment financing
used to finance the acquisition and construction ofvhen it funds its activities with bonds, notes, etg.
public capital facilities and real estate (see §29906ecured by the increment. With certain exceptions,
et seq., 43600 et seq., and Education Code §151@e agency must allocate 20 percent of the tax
et seq.). G.O. bonds are repaid through an increagecrement to funding low and moderate-income
in the ad valorem property tax being levied by théhousing. (See 8§16 of Article XVI of the Californi
issuing jurisdiction. Constitution and 833000 et seq. of the Health apd

General Obligation bonds may be used to funédafety Code)
such things as schools, libraries, jails, fire protec-
tion and capital improvements. According to thelmpact Fees and Exactions:
California Debt and Investment Advisory Commis-  Dedications of land and impact fees are exac-
sion, 27 G.O. bond measures were placed on locibns which lessen the impacts of new development
ballots in the November 1996 election. Fourteemesulting from increased population or demand on
passed, thirteen failed, and nine received more thaservices. Local governments derive their authority
60 percent approval. Some of these bonds included impose exactions from the “police power” granted
K-12 school facilities for the Goleta Union Schoolto them by the State Constitution and/or specific
Districtin Santa Barbara County and seismic-safetgtate enabling statutes such as the Subdivision Map
retrofitting of the City of Berkeley civic center and Act.
library. A legally defensible exaction must (a) “ad

vance a legitimate state interest” (such as protectjon
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Table 2 continued

of the public health, safety, and welfare) and (b)
mitigate the adverse impacts to that interest that
would otherwise result from the project (as held ire
Nollan v. California Coastal Commissiqi987)
107 S.Ct.3141). Additionally, iDolan v. City of e
Tigard (1994) 114S.Ct.2309, the U.S. Supreme
Court held that, in addition to the standard for
essential nexus established under Nollan, there must
be a “rough proportionality” between the proposec
exactions and the impacts that the project are in-
tended to allay. The California Supreme Court
further defined the principals of legal exactions
under Ehrlich v. City of Culver City(1996)12 -
Cal.App.4'854. The Legislature has since amended
the Mitigation Fee Act (866000, et seq.) to require
the local agency imposing the fee to identify the
purpose of the fee and the use to which it will be put
The local agency must also specify the nexus be-
tween the development project and the improves
ment being financed (866001). It must further es-
tablish that the amount of funds being collected will
not exceed that needed to pay for the improvement
(866005).

Special Assessment Districts:

Special assessment districts are defined geeo-
graphical areas which local governments levy as-
sessments to pay for public projects such as streets,
sewers, storm drains, landscaping and streetlighting.
Special assessments pay for projects that are of
specific and direct benefit to particular propertiess
For example, in order to finance the construction of
street facilities which provide sole access to an
industrial park, a local government may create am
assessment district to cover the cost as it relates to
the amount of benefit received by each property
being assessed. Proposition 218 established com-
mon procedures for forming special assessment
districts under Section 4, Article XIIl D of the
California Constitution. Most assessment district®
may use their proceeds to secure bonds.

There are numerous special assessment acts.
The following are some of the many special assess-
ment and related acts: .

Improvement Act of 1911 (Streets and High
ways Code 85000 et seq.)
Municipal Improvement Act of 1913 (Streets
and Highways Code §10000 et seq.)
Improvement Bond Act of 1915 (Streets an
Highways Code 88500 et seq.)

Park and Playground Act of 1909 (Governmel
Code 838000 et seq.)
Tree Planting Act of 1931 (Streets and High
ways code 822000 et seq.)
Landscaping and Lighting Act of 1972 (Street
and Highways Code §22500 et seq.)
Benefit Assessment Act of 1982 (Governmer
Code 854703 et seq.)

Integrated Financing District Act (Government

Code 853175 et seq.)

Street Lighting Act of 1919 (Streets and High
ways Code 818000 et seq.)

Municipal Lighting Maintenance District Act
of 1927 (Street and Highways Code §18600
seq.)

Street Lighting Act of 1931 (Street s and High
ways Code 818300 et seq.)

Parking District Law of 1943 (Streets and High
ways Code 831500 et seq.)

Parking District Law of 1951 (Streets and High
ways Code 835100 et seq.)

Parking and Business Improvement Area La
of 1989 (Street and Highways Code 836500
seq.)

Property and Business Improvement Distrig
Law of 1994 (Streets and Highways Cod
836600 et seq.)

Pedestrian Mall Law of 1960 (Street and High
ways Code 811000 et seq.)

Permanent Road Divisions Law (Streets ar
Highways Code §1160 et seq.)

Community Rehabilitation District Law of 1985
(Government Code 853370 et seq.)

Geologic Hazard Abatement District (Publi¢

Resources Code §26500 et seq.)

Open Space Maintenance Act (Governme
Code 850575 et seq.)

Fire Suppression Assessment (Governme
Code 850078 et seq.)
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Specific Plans And Development made to the agreement. (Skkdway Orchards v.
Projects County of Buttg220 Cal. App. 3d 765 (1990); and 76
Ops. Cal. Atty. Gen. 227 (1994))
Local agencies may require that a specific plan(s)
be adopted for an area as a prerequisite to a develdgesting Tentative Subdivision Maps
ment project as part of the requirements of an overlay Section 66498.1(b) provides that when a vesting
zone, other ordinances, or for consistency with théentative subdivision map is approved, a vested right

policies of the general plan. shall be conveyed to proceed with development in
substantial compliance with the ordinances, policies,
Development Agreements and standards in effect at the time the application for

Adevelopment agreementis a tool for establishinghe tentative map is complete. Once approved, a land-
avested rightto proceed with developmentin conformewner/developer may proceed with a project unim-
ance with the policies, rules, and regulations in effegbeded by subsequent changes to the applicable devel-
at the time of approval (865864). Development agreespment regulations. A specific plan adopted prior to
ments provide a developer with assurances for a spetite approval of a vesting tentative map may provide
fied length of time that his/her project may proceed akcal agencies and the landowner/developer a single
originally approved, even where additional discretion+eference in determining the rights to be vested.
ary approvals are required and land use regulations
have changed. In many cases and in exchange for tliRedevelopment
assurance, the landowner/developer may agree to a Specific plans represent relatively precise devel-
larger dedication of land or in-lieu fee for public use a®pment criteria, guidelines, and diagrams which may
a condition of the agreement. provide additional direction to agencies and the public

A specific plan facilitates the administration of ain establishing uses and infrastructure improvements
development agreement by separating the develofhat are planned within a redevelopment area. Such
ment policies and regulations applied to project sitplans also set forth in detail the planning and imple-
from those of the jurisdiction as a whole. This enablementation programs that, in the opinion of the local
alocal agency to revise its jurisdiction-wide plans anégency, will lead to a successful redevelopment project.
ordinances without affecting the policies and regulain addition, the precision of specific plans is useful in
tions “frozen” by an agreement. A specific plan adopte@stimating the costs of public improvements to be
in correlation with a development agreement wouldunded by tax-increment financing and other fiscal
only be amended when corresponding changes apeograms.
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Part Seven
Specific Plan Summaries

Following are summaries of some good specific plans, including those recognized by the California Chapter
of the American Planning Association with “Comprehensive Planning Awards of Excellence” over the past few
years. The plansincluded are representative of a broad range of plan types and subject matter included in numerous
other plans from around the state.

theme of urban design. The planning area includes

City of San Jose approximately 45 acres, 26 in public ownership and
Evergreen Specific Plan 15.8 under the ownership of one corporation. The site
Adopted July 2, 1991 is within close proximity to the beach and Santa Monica

Pier, the Santa Monica Freeway, and adjacent to the

The Evergreen Specific Plan was prepared for theity’s recently revitalized downtown. The urban de-
City of San Jose by Dahlin Group, Inc., in response teign theme is intended to guide development of the area
a general plan amendment in 1989 designating 86%hatis, essentially a meeting place that brings together
acres as the “Evergreen Planned Residential Comma-broad range of activities within an attractive and
nity.” The amendment included the requirement that anclusive environment.” The plan includes a mix of
specific plan be adopted prior to approval of developtses including city offices, county justice courts, audi-
ment. The specific plan relies on some unusual techierium, cultural, open space, residential, live/work,
niques for creating an innovative new community withprofessional office, and retail. Development policies
edges that blend seamlessly into adjacent subdivisiomase included which “Redefine Main Street” to establish
and interior features that are distinctive both functionit as a focal point, “Extending the Palisades Land-
ally and visually. Traffic rotaries and radial streets forscape,” bringing the characteristic landscape of the
example, provide direct routes to all of the plan'sarea into the Civic Center, and “Meeting the City
facilities and amenities for neighborhoods both insidésrid,” making the area accessible and friendly by
and outside the plan area. The plan includes provisiomscorporating visual corridors, mixed-use streets, and
for ongoing vineyard and wine-making facilities atpedestrian and bicycle ways into the area.
Mirassou Vineyards, a circular commercial “village,”
parks and additional park acreage, two elementary

schools, funding for a new high school, fire station, Mariposa County

corridor trails, pocket parks, and extensive internal Mariposa Town Planning Area Specific Plan
trail systems. Supporting documents include revisions Adopted January 14, 1992

to existing development policy, financing plan, and the Amended February 7, 1997

zoning ordinance.
The Mariposa Town Planning Area Specific Plan
was prepared by county staff at the direction of the

City of Santa Monica Board of Supervisors. The plan encompasses the unin-
Santa Monica Civic Center Specific Plan corporated town of Mariposa, including approximately
Adopted November 23, 1993 1,900 acres, with a population of 1,565. The area serves

as the westerly gateway to Yosemite National Park
The Santa Monica Civic Center Specific Plan wasvith more than one million tourists passing through
prepared for the City by ROMA Design Group. Adop-each year. The plan provides for the preservation of the
tion of the plan was called for by the general plan irhistoric Mother Load design and atmosphere of the
response to the need to comprehensively plan fdown while also allowing for commercial and residen-
public and private ownership in the area with a centralal growth. Guidelines for design review, historic
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preservation, and other development standards havately, the plan includes as an appendix, the “Parkway

been incorporated into the plan. As the center foand Resource Mitigation Plan.” This section estab-

county government, services, and commerce, the pldishes a plan for a natural corridor which bisects the

policies focus on the viability of Mariposa as a com-planning area providing for the preservation of impor-

mercial area while maintaining its historic Gold Rushtant habitat, passive recreation, and flood protection. It

characteristics. also forms a resource mitigation program for impacts
to natural resources resulting from development, and
provides for the preservation of open space and the

City of Roseville quality of life in the city.
Highland Reserve North Specific Plan
Adopted June 1997

Ventura County
The Highland Reserve North Specific Plan was Ahmanson Ranch Specific Plan
prepared for the City of Roseville by Williams and Adopted December 1992
Paddon, MacKay and Somps, and Wade Associates.
The plan area comprises 615 acres in the northeast The Ahmanson Ranch Specific Plan was produced
portion of the city adjacent to Highway 65. It estab-by the Ahmanson Land Company for the County of
lishes a framework for the development of the planninyentura as part of a development proposal for residen-
area including a village square, traditional residentiatial, commercial, and community facility uses. The
neighborhoods, pedestrian pathway system, preservalanning area encompasses approximately 5,433 acres
tion and utilization of watershed open space corridorg)f which 2,633 acres are to be dedicated as permanent
and emphasis on the design of public spaces. Plaublic open space. The remainder of the planning area
implementation includes a development agreemertomprises clustered development on approximately
which sets forth public infrastructure and financing,1,900 acres with an additional 900 acres of community
Quimby Act park land dedication requirements, anapen space. The proposed community would consist of
land use and infrastructure requirements. Comprehemixed-density and income housing units in a pedes-
sive community and landscaping design guidelinegian friendly setting totaling approximately 3,050 units.
have been defined for the purpose of establishing Bhe dedicated open space would be combined with
framework for development and coordinated landsurrounding open space areas to form approximately
scaping leading to the vision underlying the plan. 11,000 acres of important wildlife habitat, corridors,
and ecosystems, in an effortto balance the preservation
of natural resources with the development of new

City of Folsom communities. The plan includes comprehensive de-

The Parkway Specific Plan and Design Guide-  sign guidelines, development standards, and imple-
lines mentation measures to create a livable community

Adopted December 1993 based upon compact and pedestrian oriented design.

The Parkway Specific Plan and Design Guidelines

were prepared for the City of Folsom by the Parker City of West Sacramento
Development Company, The Spink Corporation, and West Sacramento Triangle

Jones & Stokes Associates, Inc. The planning areA Specific Plan for The Development of Downtown
encompasses 612 acres with provisions for 360 acres of West Sacramento

mixed density residential, 6.4 acres of office use, 11.8 Adopted June 30, 1993

acres of commercial use, and 242.4 acres of open

space, parkway corridor, riparian mitigation, and other  The West Sacramento Triangle Specific Plan was
variations of open space uses. The plan incorporatgsepared for the City of West Sacramento by the
zoning and development standards which supersed@mmer Gunsul Frasca Partnership for the purpose of
prior designations, a financing plan for the provision ofproviding “a planned, waterfront oriented urban core...
necessary public facilities, and a separate financingomplementing established residential and commer-
plan for a special assessment district. The plan has alsial districts within the City with a balanced mix of
incorporated a detailed set of design guidelines fouses.” Its focus is to provide guidance for the develop-
landscaping, architecture, lighting and signage. Sepanent of approximately 188 acres while creating a
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sense-of-place, promoting economic development, arfdr the purpose of providing a vision for an area that is
furthering the use of the area for living, working, andundergoing considerable transition and change. This
tourist-oriented development. The planincludes provivision includes: creating a pattern of development that
sions for five separate development area componentginforces transit; providing diversity in housing op-
each with its own identifying characteristics yet uni-portunities to establishe viable and livable neighbor-
fied through redevelopment and development guideioods; preserving viable industrial and commercial-
lines with an emphasis on establishing a sense-of-plaservice; creating an extensive system of pedestrian and
based upon the waterfront. open space; balancing circulation needs with consider-
Separately, the City adopted the Southport Frameation of livability; and complementing and extending
work Plan in May 1995 as part of its comprehensivedjacent residential and commercial areas surrounding
planning efforts. Although this is an “area plan” andmidtown. The specific plan will guide the evolution of
does not meet the criteria of a specific plan, its purpogéis 210-acre mixed industrial and commercial area
is to establish connections between the individuaihto a new mixed-use community including high-
specific plans within its boundaries to accomplish amensity commercial and residential uses oriented to-
overall comprehensive planning framework. It demonward transit, while maintaining some industrial and
strates the ability to provide integration between speservice commercial uses. This plan provides for close
cific plans and their respective planning areas antb 3,000 new housing units, 920,000 square feet of new
regulations. office development, 305,000 square feet of additional
industrial/commercial uses, and 335,000 square feet of
retail, restaurant, and entertainment-oriented uses. It

City of San Jose also incorporates an extensive system of pedestrian
Midtown Specific Plan ways and open spaces that promotes Midtown as a
Adopted December 8, 1992 livable and walkable community, street patterns that

prevent excessive residential street traffic in the future,
The Midtown Specific Plan was prepared by aand comprehensive urban design guidelines for creat-
consultant team including ROMA Design Group, withing a compatible relationship with surrounding areas
oversight from the Midtown Specific Plan Task Force and neighborhoods.

40



The Planner’s Guide to Specific Plans

N~

Appendix A
Specific Plan Court Cases

TABLE OF CASES This section identifies major specific plan-related
litigation. The following brief summaries highlight the
* Yostv. Thomas pertinent principles, but are by no means comprehen-
* Chandis Securities v. City of Dana Point sive discussions of each case. Our intent is simply to
* People v. County of Kern bring these cases to your attention. Readers should
e Anderson v. City of La Mesa refer to the full text of the cases for in-depth informa-
e Mitchell v. County of Orange tion. For advice regarding the applicability of a case to
e Stanislaus Natural Heritage Project, Sierra Club specific situations, particularly those cases involving
v. County of Stanislaus “takings,” consult your legal counsel.

CASES OF THE CALIFORNIA SUPREME COURT

YOST V. THOMAS (1984) 36 Cal.3d 561 The Supreme Court reversed. The Court cited the

The Park Plaza Corporation filed several applicaestablished principle that referendum applies only to
tions, including a specific plan, to authorize constructegislative acts. Since adopting or amending a general
tion of a 360-room hotel and conference center undgrlan and rezoning are legislative acts, the Court rea-
the City of Santa Barbara’s certified Local Coastakoned that specific plans are likewise legislative. The
Program (LCP). After the council had approved theCourt also concluded that in enacting the Coastal Act
project, a local citizens’ group attempted to file athe Legislature had not intended to eliminate local
referendum petition to reverse the council’s actionlegislative authority. While the Coastal Commission
The petition was rejected by city clerk Thomas. Thenay disapprove an LCP which is inconsistent with
City argued that its approval was ministerial under thatate policy or too weak to effectively implementiit, the
Coastal Actand not subjectto referendum. The citizenSommission may not specify the precise content of the
group sued and the trial court found for the City LCP. Furthermore, local governments may choose the
holding that City’s actions were administrative undemmeans of implementing the Coastal Act and may be
the Act and that the powers of initiative and referenmore restrictive of particular development than state
dum apply only to legislative actions by a local governpolicies require.

ing body.

CASES OF THE CALIFORNIA COURT OF APPEAL
CHANDIS SECURITIES CO. V. CITY OF The court held that although the city council acted
DANA POINT (1997) 52 Cal.App. # 475 reasonably to approve the project, the electorate is

The council approved Chandis’ general planamendempowered to reverse that action, particularly since
ment and specific plan for a hotel and 370-unit residemreversal did not conflict with the general plan and
tial development on the Headlands. Petitions werenaintained the status quo. The court held that the
filed forcing a voter referendum on the project and, agestriction on denying a “development project” under
a result of voters’ denial, the council’s action wasGovernment Code Section 65589.5 does not apply to
reversed. legislative projects.
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PEOPLE V. COUNTY OF KERN (1974) 39 ment. A government retains its discretion in deciding
Cal.App.3d 830 rezoning application submitted to carry our specific

In May of 1972, Kern County approved tentativeplans.
subdivision maps to create 356 lots on 275 acres in
Cuddy Valley near Los Padres National Forest. TR&ANDERSON V. CITY OF LA MESA (1981) 118
map approvals required the developer to obtain th€al.App.3d 657
county’s approval of a specific plan and zone change. The city of La Mesa's standard zoning ordinances
The county’s adoption of the specific plan “...expresslyequired single-family dwellings to be set back at least
provided that ‘amendments to the zoning ordinancéve feet from the side lot lines while an applicable
applicable to the area shall conform to this specifispecific plan ordinance required ten foot setbacks. A
plan’ in accordance with the tentative maps on file.’property owner applied to the city for a building permit
The developer submitted a zone change applicatiailw construct a new house. The proposed placement was
and prepared a draft EIR. The zone change involveid be about seven feet from a side property line—in
reclassifying the site from light agricultural to estatecompliance with zoning, but not the specific plan. The
zones. The county circulated the draft EIR to interestedity issued the permit and the home was built. The city
public agencies and private groups. The county rénspected the house six times during construction;
ceived numerous comments pertaining to the draftowever, upon completion, the city refused to issue the
EIR, some of which raised serious environmental iseccupancy permit unless the owner removed that por-
sues. The county approved the final EIR without retion of the house within the ten foot setback required by
sponding to comments on the draft. The county alsthe specific plan. Further, the city declined to grant a
approved the rezoning and thereafter issued a gradingriance allowing a side yard setback encroachment.
permit. The owner filed a petition for writ of mandate.

In November of 1973, the California Attorney The superior court determined that the owner had
General filed an action against Kern County and thacquired a vested right to the existing building location
developer to prevent the issuance of building permitbecause she had relied in good faith on the building
and other entitlements for construction and to requirpermit. In addition, the court found no grounds for
the preparation of an adequate EIR. The trial courenial of the variance, but that remodeling would cost
denied a preliminary injunction and the Attorney Gen$6,000. The court also found that the city had abused its
eral appealed seeking a writ of mandamus to compeliscretion and ordered the variance and occupancy
the trial court to issue the preliminary injunction. Kernpermit to be issued. The court of appeal affirmed the
County contended that the developer had acquiredjadgment.
vested right to develop by virtue of the approval of the  This case illustrates one of the problems that may
tentative maps and adoption of the specific plan. It alsarise if a city or county fails to keep its zoning ordi-
claimed that the zone change was a ministerial act aménce consistent with its specific plan.
not subject to CEQA.

The Court of Appeal issued the writ of mandamusMITCHELL V. COUNTY OF ORANGE (1985)

It directed the trial court to issue the injunction enjoin-165 Cal.App.3d 1185
ing Kern County from granting the developer’s build- During a public hearing on the North Tustin
ing permits and entitlements. Based on state law arf8pecific Plan, a property owner requested that their
county zoning ordinance, the court determined thdand be re-designated for professional office uses. The
Kern County retained discretion to approve or denyoard of Supervisors adopted the North Tustin Plan,
zone changes. Consequently, the approval of the tentadt in doing so designated the contested property for
tive map and specific plan were not the only approvalgesidential rather than office uses. The Board also
subject to discretionary action. The approvals did ndiound the plan to be compatible with the general plan.
commit the county to amend the zoning ordinance antihe owner petitioned for a writ of mandate claiming,
as a discretionary project, the rezoning was subject @mong other things, that the specific plan was inconsis-
CEQA inwhichthe final EIR was inadequate due to theent with the general plan.
lack of response to comments in the Final EIR. The trial court denied the petition and the owner
This case indicates that a local government'sippealed contending that the court should have used
approval of a specific plan neither provides a vestethe substantial evidence test when reviewing a specific
right to develop nor an automatic zone change entitlgslan’s conformance with a general plan.
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The court of appeal affirmed the trial court’s deci-STANISLAUS NATURAL HERITAGE
sion, referencinyostv. Thoma4984) 36 Cal.3d 561, PROJECT, SIERRA CLUB V. COUNTY OF
571, noting that the adoption of a specific plan is &TANISLAUS (1996) 48 Cal.App. 4 182
legislative act. Therefore, “Judicial review of [aJctions  In 1993 the County of Stanislaus certified an EIR
taken by an administrative agency in its legislativdor a proposed specific plan for a 29,500-acre resort
capacity ... is limited to an examination of the proceedecommunity including 5,000 residences. Suit was
ings before the agency to determine whether its actidprought contending, among other things, that the EIR
has been arbitrary or capricious, or entirely lacking inwas inadequate due to its failure to adequately discuss
evidentiary support, or whether it has failed to followthe environmental effects of supplying water to the
the procedure and give the notices required by lawproject. The analysis of water covered the supply
[citations]” through the first 5 years of the project, but deferred

This “arbitrary and capricious” test also applies tofurther analysis of the supply of water to future phases
challenges to a specific plan’s conformance to a gerof development. The county and other respondents
eral plan. Consequently, the court determined that theontended that “there is no analysis of the potential
consistency determination rests with Orange County’gnpacts of the eventual long-term supply” relying
board of supervisors and would not be set aside unlegpon the tiering provisions of CEQA. Tiering allows
the board acted arbitrarily, capriciously or without arfor a more specific EIR incorporating by reference the
evidentiary basis. discussion in prior environmental documents allowing

This case indicates that the “arbitrary and caprifor concentration on the environmental effects not
cious” test, rather than the “substantial evidence” tesgnalyzed as significant effects in the prior report.
is the appropriate standard of judicial review for a  The trial court denied the petition ruling in favor of
specific plan adoption. The courts apply the “arbitrangthe county and other respondents. The Court of Appeal
and capricious” test to determine whether there is eeversed the decision because the approval of the
rational basis for a legislative act. The burden ofroject did not follow the fundamental purpose of
proving unreasonableness falls on the person whGEQA being to inform the public and decision makers
challenges the local legislature’s action. The burden igf the environmental consequences of a project. An
heavy since, in general, the courts presume that legiBdR must address the impact of supplying water in that
lative actions are valid. The courts apply the substantiihhe County must “attempt in good faith to fulfill its
evidence test to adjudicative acts to determine whethebligation under CEQA to provide sufficient meaning-
they are supported by findings based on substantifil information regarding the types of activity and
evidence. Consequently, from a city’s or county’senvironmental effects that are reasonably foreseeable
viewpoint, the latter test is more rigorous. (Laurel Heights | suprad7 Cal.ed at p. 399.).”
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Appendix B
Selected Statutes

SPECIFIC PLAN STATUTES in the same manner as a general plan, except that a specific
(Excerpted From The California Government Code) plan may be adopted by resolution or by ordinance and may
be amended as often as deemed necessary by the legislative

TITLE 7. Planning and Land Use body.
DIVISION 1. Planning and Zoning (b) A specific plan may be repealed in the same manner as
CHAPTER 3. Local Planning it is required to be amended.
(Repealed and added by Stats. 1984, Ch. 1009; Amended
Article 8. Specific Plans by Stats. 1985, Ch. 1199.)
Section 65450. Preparation of specific plans Section 65454. Consistency with the General Plan

After the legislative body has adopted a general plan, the No specific plan may be adopted or amended unless the
planning agency may, or if so directed by the legislativgproposed plan or amendment is consistent with the general
body, shall, prepare specific plans for the systematic impleplan.
mentation of the general plan for all or part of the area (Added by Stats. 1984, Ch. 1009)
covered by the general plan.

(Repealed and added by Stats. 1984. Ch. 1009.) Section 65455. Zoning, tentative map, parcel map, and
public works project consistency with specific plans
Section 65451. Content of specific plans No public works project may be approved, no tentative
(a) A specific plan shall include a text and a diagram omap or parcel map for which a tentative map was not
diagrams which specify all of the following in detail: required may be approved, and no zoning ordinance may be

(1) The distribution, location, and extent of the uses oadopted or amended within an area covered by a specific
land, including open space, within the area covered by thglan unless it is consistent with the adopted specific plan.
plan. (Added by Stats. 1984, Ch. 1009)

(2) The proposed distribution, location, and extent and
intensity of major components of public and private transSection 65456. Fees and charges
portation, sewage, water, drainage, solid waste disposal,(a) The legislative body, after adopting a specific plan,
energy, and other essential facilities proposed to be locateday impose a specific plan fee upon persons seeking gov-
within the area covered by the plan and needed to support teenmental approvals which are required to be consistent with
land uses described in the plan. the specific plan. The fees shall be established so that, in the

(3) Standards and criteria by which development will aggregate, they defray but as estimated do not exceed, the
proceed, and standards for the conservation, developmermipst of preparation, adoption, and administration of the
and utilization of natural resources, where applicable.  specific plan, including costs incurred pursuant to Division

(4) A program of implementation measures including 13 (commencing with Section 21000) of the Public Re-
regulations, programs, public works projects, and financ- sources Code. As nearly as an be estimated, the fee charged
ing measures necessary to carry out paragraphs (1), (2), shall be a prorated amountin accordance with the applicant’s

and (3). relative benefit derived from the specific plan. Itis the intent
(Repealed and added by Stats. 1984, Ch. 1009; of the Legislature in providing for such fees to charge
Amended by Stats. 1985, Ch. 1199.) persons who benefit from specific plans for the costs of
developing those specific plans which result in savings to

Section 65452. Optional subjects them by reducing the cost of documenting environmental

The specific plan may address any other subjects whicleonsequences and advocating changed land uses which may
in the judgment of the planning agency are necessary or be authorized pursuant to the specific plan.

desirable for implementation of the general plan. (b) Notwithstanding Section 60016, a city or county may
(Repealed and added by Stats. 1984, Ch. 1009.) require a person who requests adoption, amendment, or
repeal of a specific plan to deposit with the planning agency
Section 65453. Adoption/amendment procedure an amount equal to the estimated cost of preparing the plan,

(a) A specific plan shall be prepared, adopted, and amendadhendment, or repeal prior to its preparation by the planning
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agency. Land Projects
(c) Copies of the documents adopting or amending thgExcerpted from the Business and Professional Code)
specific plan, including the diagrams and text, shall be made Division 4: Real Estate
available to local agencies and shall be made available to the Part 2
general public as follows: Chapter 1
(1) Within one working day following the date of adop-
tion, the clerk of the legislative body shall furnish the Article 1

requested copy to the person making the request.
(2) Within two working days after receipt of a request forSection 11000.5. Land projects; conditions
a copy of the documents adopting or amending the plan, A“land project”is a subdivision or subdivided land within
including the diagrams and text, accompanied by paymerthis state which satisfies all of the following conditions:
for the reasonable cost of copying, the clerk shall furnish the (a) The subdivision or subdivided lands contain 50 or
requested copy to the person making the request. more parcels of which any 50 are both:
(d) A city or county may charge a fee for a copy of a (1) Notimproved with residential, industrial, commercial,
specific plan or amendments to a specific plan in an amouwr institutional buildings.
that is reasonably related to the cost of providing that (2) Offered for sale, lease, or financing for purposes other
document. than industrial, commercial, institutional, or commercial
(Added by Stats. 1984, Ch. 1009; Amended by Stats. 19&fgricultural uses.
ch. 338 and Ch. 1199; Amended by Stats. 1990, Ch. 1572.)(a) The subdivision or subdivided lands are located in an
area in which reside less than 1,500 registered voters within
Section 65457. CEQA Exemption the subdivision or within two miles of the boundaries of the
(a) Any residential development project, including anyproperty described in the final public report.
subdivision, or any zoning change that is undertaken to (b) Not constituting a community apartment project as
implement and is consistent with a specific plan for which amlefined in Section 11004, a project consisting of condomini-
environmental impact report has been certified after Januayms as defined in Section 783 of the Civil Code, or a stock
1, 1980, is exempt from the requirements of Division 13Xooperative as defined in Section 11003.2.
(commencing with Section 21000) of the Public Resources For purposes of subdivision (a), lands owned or benefi-
Code. However, if after adoption of the specific plan, arcially controlled by substantially the same entities or inter-
event as specified in Section 21166 of the Public Resourcests shall be deemed to be part of the same subdivided land
Code occurs, the exemption provided by this subdivisiomr subdivision.
does not apply unless and until a supplemental environmen-
tal impact report for the specific plan is prepared andsection 1100.6. Conditions exempting subdivision from
certified in accordance with the provisions of Division 13treatment as land projects
(commencing with Section 21000) of the Public Resources A subdivision which would otherwise be treated as a land
Code. After a supplemental environmental impact report iproject under Section 11000.5 shall not be so treated, if the
certified, the exemption specific in this subdivision appliessubdivider submits evidence satisfactory to the commis-
to project undertaken pursuant to the specific plan. sioner that any one the following conditions exists:
(b) An action or proceeding alleging that a public agency (@) All lots within the subdivision are to be offered for sale
has approved a project pursuant to a specific plan withoutnly to builders or developers.
having previously certified a supplemental environmental (b) The lots are not to be offered by means of substantial
impact report for the specific plan, where required by subdidirect mail advertising, and overall sales promotion costs in
vision (a), shall be commenced within 30 days of the publiconnection with the sales thereof are nominal. For the
agency’s decision to carry out or approve the project. purposes of this section, sales promotion costs shall be
(c) This section does not supersede but provides an alteteemed nominal if they include a conventional real estate
native procedure to Section 21080.7 of the Public Resourcésokerage commission which commission shall not exceed
code. similar commissions for similar services in non-land projects
(Added by Stats. 1984, Ch. 1009.) in the area where such services are rendered or a comparable
area as determined by the commissioner plus an allowance
of not more than 10 percent of the projected selling price of
all of the lots for overhead and advertising.

Other characteristics of the subdivision render such treat-
ment unnecessary in order to provide protection to the public
as determined in accordance with reasonable regulations
adopted by the commission to carry out the provision of this
chapter.
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Appendix C
Local Specific Plan
Guidelines

Many local jurisdictions have adopted written specific3.
plan guidelines. These guidelines establish the ground rules
for preparing and adopting a specific plan within a particular
jurisdiction. The guidelines are effective at keeping specific
plans consistent with the local general plan by establishing
minimum content requirements and by specifying a com-
mon format for all plans that will be adopted by a commu-
nity. They also provide developers with a written summary
of what a specific plan is and how it is used in that jurisdic-
tion.

Guidelines act to facilitate the preparation and adoption
of specific plans by standardizing the local procedure for
evaluating and considering such plans. Standardizing the
specific plan format through local guidelines also helps
planners and other staff members familiarize themselves
with new plans. This, in turn, reduces the potential for errors
to occur during the administration of the plan.

The Office of Planning and Research encourages cities
and counties which will be considering several specific
plans in the future or that regularly use specific plans to
implement their general plans to adopt individual specific
plan guidelines. The following outline provides one ex-
ample of what local guidelines might contain.

SPECIFIC PLAN GUIDELINES

1. Introduction: What is a Specific Plan?

a. Explains what specific plans are and how they are
used in the community

b. Discusses the relationship between specific plang.
and the local general plan’s objectives, policies,
and implementation measures

c. Enumerateslocal policies, regulations or programs
that directly relate to specific plans

2. Plan Content

a. Reviews the state-mandated issues per 865451,
including projected land uses, infrastructure iden-
tification, and implementation and financing pro-
grams

b. Reviews locally-required issues that must be ad5s.
dressed in each specific plan

c. Specifies the types of criteria (e.g., policy state-
ments, regulations), standards, text and diagrams
that must be included in each specific plan

46

Local Procedures

a.

Enumerates the required submittals (i.e., legal de-
scription, maps, application form, environmental
assessment information, etc.) and submittal speci-
fications (i.e., maps sizes, etc.)

Enumerates locally-required studies or reports (i.e.,
economic impact study, market analysis, archeo-
logical survey, geologic report, etc.)

Describes the staff review procedure, including
pre-filing conference (if applicable) and the initial
staff review of the application

Defines the roles of the staff and the developer in
planning and the related environmental review
(i.e., who does what, how many copies of each
document must be submitted for review, when does
staff review the developer’s work, etc.)

Reviews the CEQA/environmental review process
and local CEQA guideline requirements, if any
Describes the hearing/public meeting process (i.e.,
public notice requirements, roles of the planning
commission, advisory committee, and legislative
body, projected number of hearings, etc.)
Enumerates the criteria by which the planning
commission and legislative body will evaluate the
proposed specific plan

Specifies the required method of plan adoption
(i.e., by resolution, ordinance, or both)
Enumerates the required planning and processing
fees

Plan Format

a.

d.

Presents an outline of how the specific plan is to be
organized (e.g. the chapters containing policies,
regulations, and other topics)

Establishes standards for the design and content of
the plan’s diagrams/maps

Establishes standards for the design and size of the
plan and diagrams (i.e., loose-leaf, bound, type-
written, size specifications, etc.)

Provides examples of acceptable format

Application Forms (attachments to the local guidelines)

a.

b.

o

Specific plan application form (contents based on
local needs)

Environmental analysis form

Related application forms (i.e., rezoning, subdivi-
sion map, etc.)

d. List of fees
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